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DATE: April 28, 2022

TO: Newberg Housing Production Strategy Citizen Advisory Committee
CC: Mary Heberling-Creighton and Doug Rux

FROM: Beth Goodman

SUBJECT: HOUSING STRATEGIES AND ACTIONS FOR DISCUSSION

This memorandum provides range of strategies and actions that the City could use to address
the City’s housing needs. These strategies and actions have been used in other cities to address
their housing needs. The strategies in this memorandum are intended to provide a starting
point for discussions with the Citizen Advisory Committee (CAC) about strategies that could be
included in the Newberg Housing Production Strategy (HPS). It builds from the “Newberg
Housing Strategy — 2020 Update” (dated January 4, 2021).

This memorandum discusses housing affordability. It distinguishes between two types of
affordable housing: (1) housing affordable to very low-income and extremely low-income
households and (2) housing affordable to low-income and middle-income households. The
following describes these households, based on information from the HUD and the U.S. Census’
American Community Survey.

* Very low-income and extremely low-income households are those who have an
income of 50% or less of Yamhill County Median Family Income (MFI)! which is an
annual household income of $48,500. Development of housing affordable to households
at this income level is generally accomplished through development of government-
subsidized income-restricted housing.

* Low-income and middle-income households are those who have income of 50% to
120% of Yamhill County’s MFI or income between $48,500 to $116,300. The private
housing market may develop housing affordable to households in this group, especially
for the higher income households in the group.

! Median Family Income is determined by the U.S. Department of Housing and Urban Development. In 2021, Yambhill
County’s MFI was $96,900 for a family of four.
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Housing Policies and Actions

This memorandum provides the City with information about potential policies that could be
implemented in the City to address the City’s housing needs. It provides a range of housing
policy options for the City to consider as it addresses its housing needs. These policy options
are commonly used by cities in Oregon and other states. Policy options are categorized as
follows:

* Lower Development or Operational Costs

* Funding Sources to Support Residential Development
* Land Use Regulations

* Increase Housing Types

» Strategies to Manage Short-Term Rental Housing

» Strategies to Address Homelessness

* Approaches to Maintain Long-Term Affordability

* Policies to Support Housing Equity

* Programs that Provide Financial Assistance

The intention of this memorandum is to provide a toolbox of potential policies and actions that
the City can use to address strategic issues. Newberg has already implemented some of the
strategies listed in this memorandum and the “Newberg Housing Strategy — 2020 Update”
identifies some of these strategies for implementation. CAC members may have suggestions for
strategies not included in this memorandum that could and should be implemented in the
Newberg HPS.

For many of the policy tools described below, we give an approximate scale of impact. The
purpose of the scale of impact is to provide some context for whether the policy tool
generally results in a little or a lot of change in the housing market. The scale of impact
depends on conditions in the City, such as other the City’s other existing (or newly
implemented) housing policies, the land supply, and housing market conditions. We define the
scale of impact as follows:

e A small impact may not directly result in development of new housing or it may result
in development of a small amount of new housing, such as 1% to 3% of the needed
housing. In terms of housing affordability, a small impact may not improve housing
affordability in and of itself. A policy with a small impact may be necessary but not
sufficient to increase housing affordability.

e A moderate impact is likely to directly result in development of new housing, such as
3% to 5% of needed housing. In terms of housing affordability, a moderate impact may
not improve housing affordability in and of itself. A policy with a moderate impact may
be necessary but not sufficient to increase housing affordability.

ECONorthwest 2



e A large impact is likely to directly result in development of new housing, , such as 5% to
10% (or more) of needed housing. In terms of housing affordability, a large impact may
improve housing affordability in and of itself. A policy with a large impact may still
need to work with other policies to increase housing affordability.
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Summary of Potential Strategies

The following is a summary of potential strategies to include in the HPS. This list was developed based on discussions with City staff and the consultants, as well as including
strategies not yet completed by the City from the “Newberg Housing Strategy — 2020 Update.” The City would like to include a limited number of strategies in the HPS, focusing on
strategies that can reasonably be implemented in the eight-year period of the HPS. This may be limited to 10 to 15 strategies.

Level of Affordability Scale of Impact for Housing

Included Addressed Complexity to Implement  Development or Preservation

Strategy Name in the 30%- 50%-  80%-
Housing <30% 50% 80% 120% Med- Mod-
Strategy MFI MFI MFI MFI Low ium High Small erate Large

Strategies to lower the cost of development
gi\(l)er!:grpogt%::g t?ﬁ;k Strategy, possibly partnering with No X X X X X Depends on scale of land bank
Reduced / Waived Building Permit fee and Planning fees Yes X X X X X X
Reduced SDCs for regulated affordable housing Yes X X X X
Multiple-Unit Limited Tax Exemption Program Yes, in X X X X
progress
I(%Ho(r)nl_e_l?é)yer Opportunity Limited Tax Exemption No X X X X X
Endorse Cooperative Housing Models No X X X X
Funding Sources to Support Residential Development
Urban Renewal for public infrastructure to serve housing. p\r(ggr, e:gs X X X X X X
General Fund and General Obligation (GO) Bonds Yes X X X X X X
Land Use Regulations
Expedited / Fast-tracked Building Permit No X X X X X X
Revise existing density transfer policies to make Partially
residential cluster development more feasible X X X X X X
Establish maximum lot size / minimum density standards Yes X X X X
Evaluate expanding density bonuses Yes X X X X
Increase Housing Types
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Strategy Name

Included
in the
Housing

Level of Affordability
Addressed
30%- 50%-  80%-
<30% 50% 80% 120% Med-

Complexity to Implement

Scale of Impact for Housing

Development or Preservation

Mod-

Strategy

MFI MFI MFI MFI

Small erate

Deve!op Pre—App_roved Plan Sets for ADUs and Middle No X X X X X X
Housing Typologies
Strategies to Address Homelessness
Support access to emergency shelter No X X X can provide opportunities to
transition from homelessness
Develop a Navigation Center No X X X can provide opportunities to
transition from homelessness
Strategies to Manage Short-Term Rental Housing
Inspections of STRs and consider restrictions/limitations No ‘ ‘ X | X ‘ | X ‘ X
Approaches to Maintain Long-term Affordability
Supp_ort Preservation of Regulated Affordable Rental No X X X X X
Housing
Ordinances to Preserving Existing Affordable Housing No X X X X X
Supply
Add Restrictive Covenants to Ensure Affordability No X X X X X
Support Preservation of Manufactured Home and Mobile No X X X X X
Home Parks
Policies to Support Housing Equity
Implement all Housing Policies through a Lens of Social No Depends on the changes in
. . X X X X X . .
and Racial Equity policy making processes
Adopt Affirmatively Furthering Fair Housing as a Housing No : . :
Policy in Comprehensive Plan and Provide Fair Housing X X X X X de\f,vél|l()n?:,éﬁflélrt mr:so;:/glt?on
Education, Referral, and Other Services P P
Programs that Provide Financial Assistance
Newberg Workforce Housing Consortium. Partnership - No
. : . X X X X X X
businesses and government for housing solutions
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Lower Development or Operational Costs

The following policies focus on ways in which the City and other entities involved in development can provide financial assistance to lower development or operational costs in a
city in order to increase housing affordability and available housing stock.

Strategy Name

Description

Programs or policies to lower the cost of development

Scale of Impact

Expand Land
Banking, Parcel
assembly, and
Public Land
Disposition Efforts

Land banks support housing development by reducing or eliminating land cost from development, with the
goal of increasing the affordability of housing. They can take several forms. Many are administered by a
non-profit or non-governmental entity with a mission of managing a portfolio of properties to support
affordable housing development over many years or decades. Ideally, a land bank is set up to manage
financial and administrative resources, including strategic property disposal, for the explicit purpose of
supporting affordable housing development. Cities can partner with non-profits or sometimes manage their
own land banks. Cities may also donate, sell, or lease publicly-owned land for the development of
affordable housing even without a formal ‘land bank’ organization.

Parcel assembly involves the city’s ability to purchase lands for the purpose of land aggregation or site
assembly. It can directly address the issues related to limited multifamily lands being available in
appropriate locations. Typical goals of parcel assembly programs are: (1) to provide sites for rental
apartments in appropriate locations close to services and (2) to reduce the cost of developing multifamily
rental units

Parcel assembly can lower the cost of multifamily development because the City is able to purchase land
in strategic locations over time. Parcel assembly is often associated with development of affordable
housing (affordable to households with income below 60% of MFI), where the City partners with nonprofit
affordable housing developers.

The public sector sometimes controls land that has been acquired with resources that enable it to dispose
of that land for private and/or nonprofit redevelopment. Land acquired with funding sources such as tax
increment, EB-5, or through federal resources such as CDBG or HUD Section 108 can be sold or leased at
below market rates for various projects to help achieve redevelopment objectives. This increases
development feasibility by reducing development costs and gives the public sector leverage to achieve its
goals via a development agreement process with the developer. Funding can come from Tax Increment,
CDBG/HUD 108, or EB-5.

Cities across Oregon use publicly land to support affordable and market-rate of housing development. In
some cases, municipalities put surplus public land into land banks or land trusts.

Small to large.

A land bank will have the biggest impact on
production of low- and moderate-income
affordable housing. Considering how difficult it
is to build this type of affordable housing and
the level of need for affordable housing, a land
bank could increase nonprofits’ capacity to
build affordable housing.

Parcel assembly is most likely to have an effect
on a localized area, providing a few
opportunities for new multifamily housing
development over time.
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Tri-Met is evaluating re-use of construction staging sites for future affordable housing and/or transit-orient
development sites.

Cottage Grove worked with the school district to discuss and plan for use of surplus school district land for
future housing development.

The City of Hood River purchased a property at 780 Rand Road and is currently working on parcel
assembly with Hood River County & the adjacent landowner.

Land Trusts

A land trust is typically a nonprofit organization that owns land and sells or leases the housing on the land
to income-qualified buyers. Because the land is not included in the housing price for tenants / buyers, land
trusts can achieve below-market pricing. Land trusts are most commonly used as a method for supporting
affordable home ownership goals.

Land trusts are purposed for long-term stewardship of lands and buildings. Lands / buildings acquired may
have need for remediation or redevelopment. Lands / buildings may have also been acquired to preserve
affordability, prevent deferred maintenance, or protect against foreclosure.

A City could support a land trust in several ways, including land write-downs (in parallel with a city land
disposition strategy), permit fee or SDC waivers, and outright subsidies.

Proud Ground (Portland Metro Area) was founded in 1999 and has grown into one of the largest
community land trusts in the country. The organization focuses on affordable homeownership and controls
ground leases associated with 270 homes in Multhomah, Washington, Clackamas, and Clark County.

Big River Community Land Trust (BLCLT) was formed in 2020 to develop a supply of permanently
affordable housing in the central Gorge area. Columbia-Cascade Housing Corporation also recently
formed a Community Land Trust. BRCLT serves households earning 80 to 120 % MF while CCHC land
trust serves households earning up to 100 % AMII. The City of Hood River is exploring partnership
opportunities with local land trusts.

Newberg does not currently have a land trust.

Scale of Impact - Small to large. A land trust
will have the biggest impact on production of
low- and moderate-income affordable housing.
Considering how difficult it is to build this type
of affordable housing and the level of need for
affordable housing, a land trust could increase
nonprofits’ capacity to build affordable housing.

Reduce / Waived
Building Permit fee
and Planning fees

Programs that reduce various development fees as an incentive to induce qualifying types of development
or building features. There are a number of avenues to seek reduced or waived fees. For example,
stormwater improvements can be made through the Commercial Stormwater Fee Reduction. There are
commonly used tools, often implemented in conjunction with development agreements or other
development negotiation processes.

City of Portland offers SDC exemptions for affordable housing. Portland’s SDC Exemption Program
exempts developers of qualifying affordable housing projects from paying SDCs levied by the City of
Portland for transportation, water, parks and environmental services. Eligible rental projects must serve

Scale of Impact — Small. Can improve
development feasibility.
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households earning at or below 60% of the AMI for a 60-year period. Portland also offers SDC waivers for
development of ADUs.

City of McMinnville offers SDC exemptions and reduced permit fees for affordable housing. Building and
planning permit fees for new or remodel housing construction projects are reduced by 50% for eligible
projects and SDCs for transportation, wastewater and parks are exempted at 100%.
Reductions/exemptions are prorated for mixed use or mixed-income developments. The property must be
utilized for housing for low-income persons for at least 10 years or the SDCs must be paid to the city.

Reduce SDCs for
regulated
affordable housing

Reduce or offer waivers for SDCs for regulated affordable housing to help increase the financial feasibility.
If the city waives SDCs for regulated affordable housing, the city will need to backfill the cost of the SDCs
from another funding source.

Scale of Impact — Small to Moderate. Can
incentivize development of regulated affordable
housing.

Tax abatement pro

grams that decrease operational costs by decreasing property taxes

Multiple-Unit
Limited Tax
Exemption
Program (Locally
Enabled and
Managed)

Through the multifamily tax exemption, a jurisdiction can incent diverse housing options in urban centers
lacking in housing choices or workforce housing units. Through a competitive process, multi-unit projects
can receive a property tax exemption for up to ten-years on structural improvements to the property.
Though the state enables the program, each City has an opportunity to shape the program to achieve its
goals by controlling the geography of where the exemption is available, application process and fees,
program requirements, criteria (return on investment, sustainability, inclusion of community space,
percentage affordable or workforce housing, etc.), and program cap. The City can select projects on a
case-by-case basis through a competitive process.

The passing of HB 2377 - Multiunit Rental Housing Tax Exemption allows cities and counties to create a
property tax exemption for newly rehabilitated or newly constructed multi-unit rental housing within their
boundaries depending on the number of units made available to low-income households, for up to 10
consecutive years. The bill was crafted to strengthen the connection to affordability by requiring cities and
counties to establish a schedule in which the number of years an exemption is provided increases directly
with the percentage of units rented to households with an annual income at or below 120 percent of MFI,
and at monthly rates that are affordable to such households. While not specifically referenced in the
measure, ORS 308.701 defines “Multi-unit rental housing” as: “(a) residential property consisting of four or
more dwelling units” and; “does not include assisted living facilities.”

All new multifamily units that are built or renovated that offer rent below 120% of AMI are potentially
eligible for this tax exemption. In a city with an AMI of $55,000 (common outside of Portland), that's rent of
$1,650 per month or less. The tax exemption is for all taxing districts which is administered by the City.
Due to this, smaller jurisdictions may have more trouble managing this program.

Local taxing jurisdictions that agree to participate—cities, school districts, counties, etc.

The City of Eugene offers a ten-year Multi-Unit Property Tax Exemption (MUPTE) for projects in its eastern
downtown core. Eugene’s criteria for granting MUPTE include: Project must provide 5 or more units of

housing (not including student housing), development must meet minimum density standards,

Scale of Impact — Small to moderate. The
design of the tax abatement program will
impact whether and how many developers use
the tax abatement, which will affect the scale of
the impact.
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development must comply with minimum green building requirements, a portion of construction and other
contracting requirements must be through local business, the development must provide 30% of the units
affordable at 100% of AMI or pay a fee of 10% of the value of the tax abatement toward supporting
moderate income housing development, demonstrate that the project would not be financially feasible
without the exemption by providing 10-year pro forma with and without MUPTE and comply with other
criteria.

The City of Salem’s Multi-Unit Housing Tax Incentive Program (MUHTIP) was adopted in 2012 to spur the
construction of “transit supportive”2 multi-unit housing in the city’s downtown core. In order to qualify for
the exemption, projects must consist of at least two dwelling units, be located in the city’s “core area,” and
include at least one public benefit.

Housing Models

model. Instead of an individual family owning a single-family home or a condominium, a cooperative
corporation, or co-op, formed by the residents, owns housing, most often in the form of a multifamily
building. Each resident household buys a share in the co-op building at a price that can be far below the
cost of a down payment for a market rate single family home; this is called a “share price.” Purchasing this
share makes the household a member of the co-op and entitles the household to live in a unit with a
proprietary lease.

Homebuyer This program allows property tax exemptions for some new residential construction. This program can Moderate to large. An abatement can be an
Opportunity serve as an incentive to stimulate the construction of new single-unit housing and encourage important incentive to enable new
Limited Tax homeownership among low and moderate-income families. Ongoing administrative requirements an development.
Exemption include annual application process and ongoing monitoring to ensure owner-occupancy.
(HOLTE)
In Portland, properties participating in the HOLTE Program receive a ten-year property tax exemption on
the structural improvements of the single-unit housing as long as the single-unit housing and owner remain
eligible per program requirements. The sale price cannot exceed 120% of the annual median sale price for
single-unit housing the City of Portland.
Endorse A housing cooperative, along with a condominium, is one of two legal structures available to allow Small to Moderate.
Cooperative resident-ownership of multifamily property. Cooperatives provide a flexible and accessible homeownership

2 City of Salem, “Multi Unit Housing Tax Incentive Program,” https://www.cityofsalem.net/Pages/multi-unit-housing-tax-incentive-program.aspx.
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Funding Sources to Support Residential Development

The following policies focus on ways to pay for the costs of implementing the affordable housing programs and infrastructure development.

Strategy Name

Urban Renewal /
Tax Increment
Finance (TIF)

Description

Tax increment finance revenues are generated by the increase in total assessed value in an urban renewal
district from the time the district is first established. As property values increase in the district, the increase
in total property taxes (i.e., City, County, school portions) is used to pay off the bonds. When the bonds are
paid off, the entire valuation is returned to the general property tax rolls. TIFs defer property tax
accumulation by the City and County until the urban renewal district expires or pays off bonds. Over the
long term (most districts are established for a period of 20 or more years), the district could produce
significant revenues for capital projects. Urban renewal funds can be invested in the form of low-interest
loans and/or grants for a variety of capital investments:

e Redevelopment projects, such as mixed-use or infill housing developments

o Economic development strategies, such as capital improvement loans for small or startup
businesses which can be linked to family-wage jobs

e Streetscape improvements, including new lighting, trees, and sidewalks
e Land assembly for public as well as private re-use
e Transportation enhancements, including intersection improvements
o Historic preservation projects
e Parks and open spaces
Urban renewal is a commonly used tool to support housing development in cities across Oregon.

Cities can create a TIF set-aside for affordable housing development programs within designated Urban
Renewal Areas. The target could be to set aside funds for affordable housing projects as a medium-term action,
over the next 5 years or so. For example: Portland City Council designates 45% of the gross amount of TIF for
designated housing purposes (rental housing for households under 60% of Area Median Income (AMI) and
homeownership for households under 80% of AMI.

Portland City Council designates 45% of the gross amount of TIF for designated housing purposes (rental
housing for households under 60% of Area Median Income (AMI) and homeownership for households
under 80% of AMI.

Newberg is in the process of establishing an Urban Renewal District, which includes public infrastructure
projects to support housing development.

Scale of Impact

Scale of Impact — Moderate to Large. Urban
Renewal funding is a flexible tool that allows
cities to develop essential infrastructure or
provides funding for programs that lower the
costs of housing development (such as SDC
reductions or low interest loan programs).
Portland used Urban Renewal to catalyze
redevelopment across the City, including the
Pearl District and South Waterfront.
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Strategy Name

Construction
Excise Tax (CET)

Description

Funds land use planning throughout the region by taxing construction permits.

CET is a tax assessed on construction permits issued by local cities and counties. The tax is assessed as
a percent of the value of the improvements for which a permit is sought, unless the project is exempted
from the tax. In 2016, the Oregon Legislature passed Senate Bill 1533 which permits cities to adopt a
construction excise tax (CET) on the value of new construction projects to raise funds for affordable
housing projects. CETs may be residential only, commercial only, or residential and commercial. If the City
were to adopt a CET, the tax would be up to 1% of the permit value on residential construction and an
uncapped rate on commercial and industrial construction. The allowed uses for CET funding are defined
by the state statute. The City may retain 4% of funds to cover administrative costs. The funds remaining
must be allocated as follows, if the City uses a residential CET:

o 50% must be used for developer incentives (e.g. fee and SDC waivers, tax abatements, etc.)
o 35% may be used flexibly for affordable housing programs, as defined by the jurisdiction.
e 15% flows to Oregon Housing and Community Services for homeowner programs.

If the City implements a CET on commercial or industrial uses, 50% of the funds must be used for allowed
developer incentives and the remaining 50% are unrestricted. The rate may exceed 1% if levied on
commercial or industrial uses.

The City of Portland’s CET went into effect in 2016. It levies a 1% CET on residential, commercial, and
industrial development valued at $100,000 or more, with all revenues going toward affordable housing.
The revenues pay for production of housing at or below 60% AMI, developer incentives for inclusionary
zoning, along with state homeownership programs.

City of Bend adopted a CET of 0.3% on residential, commercial, and industrial development in 2006, with
revenues dedicated to loans to fund developments by profit and nonprofit affordable housing developers.
The fee has raised $11 million as of 2016, allowing the City to lend money to fund 615 units. The fund has
leveraged $63 million in state and federal funding and $14 million in equity.

The City of Milwaukie adopted a CET on commercial, residential, and industrial development in November
of 2017. The City exempted deed-restricted affordable housing, ADUs, and improvements less than
$100,000 from paying the CET. The adopting ordinance allocates funds as required by state statutes,
specifying that flexible funds from the commercial improvements will be used 50% toward housing
available to those making up to 120% of MFI, and 50% for economic development programs in areas with
sub-area plans (such as Downtown and Riverfront, and the City’s urban renewal areas).

Newberg has CET funds and expects develop a plan for spending CET funds by the end of 2022.

Scale of Impact ‘

Scale of Impact — Depends on the amount of
funding available.

Local Innovation
and Fast Track

The Local Innovation and Fast Track (LIFT) Housing Program's objective is to build new affordable housing for
low income households, especially families. Funds are available for Serving Historically Underserved

Scale of Impact — Depends on the amount of
funding available.

ECONorthwest

11



Strategy Name
(LIFT) Program for
Affordable Rental
Housing
Development

Description

Communities, Rural and Urban Set-asides, Urban Communities, Service to Communities of Color, and Rural
Communities. Available for affordable homeownership units (below 80% AMI).

Scale of Impact

General Fund and
General Obligation
(GO) Bonds

Allows funding for a project that is not dependent on revenue from the project to back the bond.

City can use general fund monies on hand or can issue bonds backed by the full faith and credit of the city
to pay for desired public improvements.

Property taxes are increased to pay back the GO bonds.

General Obligation (GO) bonds provide a stable, dedicated revenue source through increased property tax
rates. Cities or other jurisdictions can issue bonds backed by the full faith and credit of the jurisdiction to
pay for capital construction and improvements. GO bonds are issued for a specific dollar amount and paid
for over the period of the bond through increased property taxes. They can be structured to provide
revenue in increments, over time, rather than in one large up-front amount. Because they are legally
limited to use for capital investments and require a public vote to enact, these bonds are typically used for
major infrastructure investments (such as roadway improvements that benefit all or nearly all of a city’s
residents). However, GO bonds can be used for land acquisition or development if the city’s residents
agree to fund them and at least one jurisdiction in Oregon — the City of Portland — is using this tool to
construct affordable housing. Bonds cannot be used for supportive services or for operations.

Scale of Impact — Moderate to large. GO
Bonds can be used to develop essential
infrastructure or provides funding for programs
that lower the costs of housing development
(such as SDC reductions or low interest loan
programs).

Local
Improvement
District (LID)

Enables a group of property owners to share the cost of a project or infrastructural improvement.

A special assessment district where property owners are assessed a fee to pay for capital improvements,
such as streetscape enhancements, underground utilities, or shared open space. For residential property,
the estimated assessment cannot exceed the pre-improvement value of the property based on assessor
records.

An ordinance must be passed through a public hearing process which must be supported by a majority of
affected property owners. Part of this process includes an estimation of the improvement costs and the
portion of those costs in which property owners will be responsible to pay for. The public hearing process
allows for LIDs to be challenged by property owners.

The City collects the funds and regardless if the actual cost is greater than the estimated cost (on which
the assessment was based), the City may make a deficit assessment for the additional cost, which would
be prorated among all benefitted properties. Another public hearing would be held, in the event that an
additional assessment were placed property owners (due to underestimation).

Newberg has provisions to allow LIDs and this may be a useful funding mechanism for infrastructure to
support housing development.

Scale of Impact — Depends on the amount of

funding available and Bonding capacity.
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Strategy Name

CDBG The Community Development Block Grants program is a flexible program that provides annual grants on a
formula basis to both local governments and States. Grants are awarded on a 1, 2, or 3-year period. It is
required that at least 70% of the CDGB funds are used for activities that benefit low- and moderate-
income. Additionally, each activity must address any threats to health or welfare in the community (for
which other funding is unavailable). These funds can be used for acquisition and rehabilitation of existing
affordable units, as well as new construction that prioritizes community development efforts.

The City receives CDBG funds periodically and has sometimes used these funds to support housing
projects such as rehabilitation for manufactured homes.

Description

Scale of Impact — Depends on the amount of
funding available.

Scale of Impact ‘

Land Use Regulations

The following policies focus on ways in which the City can modify its current land use regulations in order to increase housing affordability and available housing stock. Policies
are broken into two categories: those that affect regulatory changes, and those which increase the land available for housing.

Strategy Name
Regulatory Changes

Description

Scale of Impact

Expedited / Fast-
tracked Building
Permit

Expedite building permits for pre-approved development types or building characteristics (e.g. green
buildings).

City of Bend offers expedited review and permitting for affordable housing. Any residential or mixed-use
development that receives local, state or federal affordable housing funding is eligible to receive a written
decision by the Planning Department within two weeks of the date of submittal. For projects that require more
complex planning review, a decision will be written or the first public hearing will be held within six weeks of
the date of submittal.

Scale of Impact - Small. Expedited permit
processing will benefit a limited number of
projects. It may be necessary but not sufficient
to increase housing production on its own.

Allow Clustered
Residential
Development

Clustering allows developers to increase density on portions of a site, while preserving other areas of the site.

Clustering is a tool most commonly used to preserve natural areas or avoid natural hazards during
development. It uses characteristics of the site as a primary consideration in determining building footprints,
access, etc. Clustering is typically processed during the site review phase of development review.

Newberg expanded cluster development standards already (Action 1.4 in the Newberg Housing Strategy).
The City is now interested in transfer credits to enhance feasibility.

Scale of Impact—Moderate. Clustering can
increase density, however, if other areas of the
site that could otherwise be developed are not
developed, the scale of impact can be reduced.
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Increase Housing Types

The following policies focus on ways in which the City can increase the types of housing available in order to increase housing affordability. Policies focus on increasing housing
density or the number of residents within existing City lots.

Strategy Name Description Scale of Impact ‘
Provide a pre-approved set of plans for Accessory Dwelling Units (ADU) and middle housing typology Scale of Impact — Small to Moderate.
Develop P (i.e., cottage clusters, townhomes, and other middle-income housing types) designs that, if used by a Depends on interest from property owners and
evelop Fre- developer or homeowner, would lead to automatic approvals and reduced permitting schedule. Pre- developers and use of the plans.

Approved Plan Sets
for ADUs and
Middle Housing
Typologies

approved plans would reduce the need for architectural costs and reduce barriers to development of
these housing types.

The plans should be highly efficient, designed for constrained lots and low-cost solutions, and would
allow for streamlined permitting. Consider adapting pre-approved plans developed by other cities or
working with other cities to develop pre-approved plans.

Strategies to Address Homelessness

The following strategies focus on ways that the City can address homelessness. Many of the strategies throughout this memorandum support development of affordable housing,
which can help minimize homelessness, such as supporting regulated affordable housing. The strategies listed below are a few examples of additional strategies to address

homelessness.
Strategy Name ‘ Description Scale of Impact ‘
Support accessto | A City can work with partners to support access to emergency shelter, such as: Scale of Impact — Emergency shelter does not
emergency shelter e Low barrier shelters are emergency shelters where identification is not required, pets may be result in development of new housing. But it

can have an impact on providing opportunities
to transition from homelessness to long-term
housing.

allowed, and sobriety is not a requirement.

e Safe sleep options, such as religious organizations and nonprofits that host vehicles on their
properties, identifying public areas where overnight parking is allowed, creating a city-sponsored
RV part with low or no nightly fees, or allowing homeowners to host a tent or vehicle on their
properties.

e Alternative shelter options, such as groupings of micro-homes, nonprofit sponsored mobile home
park, or nonprofit-owned motel
A city can support these types of housing by ensuring that they are allowed in the City’s zoning code and
through facilitating the planning process. The City may also contribute funds, land, or other resources to
support development of these housing types.

Newport supports existing warming and cooling shelters.

ECONorthwest 14



Description

Scale of Impact

Strategy Name

Develop a
Navigation Center

A navigation center provides emergency shelter beds for single adults, families, and couples. The
navigation center should include support services such as coordinated entry assessment, housing
placement, counseling, case management, medical services and referrals, and other services.

Scale of Impact — A navigation does not result

in development of new housing. But it can have
an impact on providing opportunities to
transition from homelessness to long-term
housing.

Support Targeted
Housing Services

The City can work with partners, such as the housing authority or nonprofit developers, to support
development of housing for households with very low incomes (or no incomes) that includes services
necessary to help a person transition from homelessness into housing. These types of housing include:

¢ Rapid re-housing is an approach to working with service providers to assist qualified households
to quickly exit homelessness and regain stability. This may be best for people who need initial
support transitioning back into housing but do not need long-term ongoing services.

¢ Permanent Supportive Housing works with nonprofit housing developers and service providers to

provide housing and supportive services for people who need ongoing services over the long term.

e Transitional housing provides support for people who need intensive services on a shorter-term
basis, such as people existing corrections facilities or unaccompanied youth.

A city can support these types of housing by ensuring that they are allowed in the City’s zoning code and
through facilitating the planning process. The City may also contribute funds, land, or other resources to
support development of these housing types.

Newberg is likely to support development of these types of housing as a partner to an organization who is
taking a lead on developing these types of housing.

Scale of Impact — Small. While this type of
housing may result in a small number of units,
it can have a big impact on providing
opportunities to transition from homelessness
to long-term housing.

ECONorthwest
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Strategies to Manage Short-Term Rental Housing

The following strategies focus on ways that the City can regulate short-term rentals (STRs). Newberg requires a license for STRs but could consider additional policies, such as

inspecting or limiting the number or amount of STRs.

Strategy Name ‘

Inspections of
STRs and consider
restrictions/

Description

To ensure safety and code compliance, the City can inspect facilities for fire safety and compliance with
applicable regulations. These inspections could be part of a one-time permitting process, the annual
permit renewal, or may be required at an interval such as every two to five years.

Scale of Impact

Scale of Impact — Moderate. Many other
policies would be improved and supported by
regular inspections.

STR owners to apply for a non-conforming use permit, wherein owners must successfully prove their
historic use. Such permits could have a set expiration date.

limitations Austin, TX: STR applicants must submit a certificate of occupancy or certify inspection to obtain an
operating license.
One STR per Each owner may only hold one STR permit, promoting small-scale STR ownership. Scale of Impact — Low to Moderate. This
owner policy would prevent several or many STRs
from being in a single ownership.
“Grandfathering” Cities often include “grandfathering” provisions in their regulatory structure for STRs, to accommodate Scale of Impact — Low to Moderate. The
provisions existing STRs and create a smooth transition to the new regulatory context. The City could require current | potential impact in would depend on how many

owners are granted “grandfather” status and
whether non-conforming use permits expire.

Limitations on the

The City can limit the number or concentration of STRs in specific neighborhoods or areas of the city. The

Scale of Impact — Moderate to High. Number

number or City can limit concentration of STRs through one, or a combination, of the following: or concentration limits can provide compromise
percentage of e Seta maximum percent of units or tax lots citywide that can be STRs for STR advocates, neighbors, and concerned
STRs Limit ber citvwid iahborhood citizens. The scale of impact depends on the
¢ Limithumber citywide or per neighborhoo current concentration of STRs and the imposed
e Set a maximum percent of units or tax lots in specific neighborhoods or zones that can be STRs concentration limit.
¢ Set a minimum distance between STRs
e Limit number per street segment
e Set limits on STRs by census tract
Cannon Beach, OR: Total vacation rental permits are cap at 92 citywide.
Nashville, TN: Cap on number of non-owner occupied STRs in each Census Tract (
Mendocino County, CA: County must maintain a ratio of "thirteen (13) long term residential dwelling units
to one (1) single unit rental or vacation home."
Austin, TX: Limits the percent of STRs by census tract
Durango, CO: Limit of one STR per street segment.
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Strategy Name

Limits on Rental
Periods

Description

The City can place a limit on the number of days per year that a property can be rented. This can be done

by prohibiting STRs from being rented more than a certain number of nights per year or set minimum
night requirements (e.g., require a minimum of three nights stay).

Telluride, CO: Short term rentals in the residential zone may be rented no more than a cumulative 29
days and no more than three times per calendar year. “For example, you may rent your property once for
15 days, once for 10 days and once for 4 days total in a calendar year.”

Scale of Impact

Scale of Impact — Moderate to High. The
impact of this strategy would depend on
whether current issues are associated with
length or frequency of stays.

Owner-occupied /
owner-onsite

If STRs are prohibited or strongly limited, an exception that would allow STRs would be allowing them in
dwellings where the unit owner lives most or all of the year. For example, STR could be allowed in a unit

Scale of Impact — Moderate to High. This
strategy would primarily affect rentals where

exemptions that the owner lives in for a minimum number of months of the year (e.g., an owner who lives in the unit the owner lives in the city part of the year or

nine months of the year and rents it out three months of the year). STRs could also be limited to units where individual rooms are rented in an
properties where the owner lives “onsite,” such as rental of one or two rooms in a house that the owner owner-occupied unit.
lives in.
Portland, OR: Allows short-term rental of housing provided owner lives there more than 9 months per
year.
Newberg has rules specific to STRs where the owner lives on-site.
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Approaches to Maintain Long-term Affordability

Strategy

Support
Preservation of
Regulated
Affordable Rental
Housing

Description

Encourage and support preservation of affordable rental housing for households earning 0-60% Median
Family Income, working with the State and affordable housing partners to ensure no net loss of regulated
affordable housing units.

The City could conduct outreach to LIHTC property owners to establish relationships with them and better
understand their intentions when the tax credits are near to expiration.

The City could work to identify organizations (e.g., nonprofit affordable housing providers) that might be
willing and able to acquire the properties where the owners seek to sell or convert them to market rate.
The City could also reach out to the property owner before the end of the affordability period to offer
technical assistance with preservation options and make them aware of any City programs or incentives
available at that time to support maintaining affordability (e.g., tax exemptions).

Scale of Impact
Scale of Impact - Small to Moderate.

Ordinances to
Preserving Existing
Affordable Housing

Supply

Housing preservation ordinances typically condition the demolition or replacement of certain housing
types on the replacement of such housing elsewhere, fees in lieu of replacement, or payment for
relocation expenses of existing tenants. Preservation of existing housing may focus on preservation of
smaller, more affordable housing. Approaches include:

Housing preservation ordinances
Housing replacement ordinances
Single-room-occupancy ordinances
Regulating demolitions

Scale of Impact - Small to moderate.
Preserving small existing housing can make a
difference in the availability of affordable
housing in a city but it is limited by the existing
stock housing, especially smaller, more
affordable housing. Cities with older housing

stock are more likely to benefit from this policy.

Add Restrictive
Covenants to
Ensure Affordability

Adding restrictive covenants to ensure affordability over time at a certain income level for affordable
housing developments. Restrictive covenants are usually placed on a property in exchange for a local or
state government providing financial contribution to the project. These covenants work best over the
short-term (up to 30 years); after that they become unable to accommodate changed circumstances.

Scale of Impact - Small to Moderate.
Preserves affordable housing over covenant
term.

Support Preservation of manufactured home parks can be accomplished through a range of approaches, such as | Scale of Impact - Small to moderate.
Preservation of resident owned cooperatives or non-profit ownership. Oregon Housing and Community Services (OHCS)
Manufactured has regularly received lottery bonds or general funds from the Oregon Legislature to preserve
Home and Mobile manufactured home parks through these approaches. Hood River could work with owners of
Home Parks manufactured home parks, especially those where redevelopment is being considered, to identify
opportunities to preserve manufactured home parks through these approaches.
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Policies to Support Housing Equity

The following policies focus on ways to increase equity in decision making about housing and further fair housing within the city.

Strategy Name

Implement all
Housing Policies
through a Lens of
Social and Racial
Equity

Description

Develop a social and racial equity and inclusion lens to evaluate all housing policies.

Scale of Impact

Scale of Impact — Small to Large. Depends
on the changes in policy making processes.

Adopt Affirmatively
Furthering Fair
Housing as a
Housing Policy in
Comprehensive
Plan

and

Provide Fair
Housing
Education,
Referral, and
Other Services

Amend the comprehensive plan to explicitly make Affirmatively Furthering Fair Housing a Housing Policy.
The city may consider whether the Comprehensive Plan is the appropriate location for this policy. A part of
this policy is ensuring there are opportunities for education about fair housing to residents, property
owners, property managers, realtors, lenders and others involved with real estate transactions with access
to Fair Housing information and referrals. Educate city staff on how to identify potential Fair Housing
violations and make referrals to the Fair Housing Council of Oregon and state and local enforcement
agencies. The city could partner with and fund Fair Housing Council of Oregon to provide periodic Fair
Housing Audit Testing, customized outreach and education and other specialized services.

Provide residents, property owners, property managers, realtors, lenders and others involved with real
estate transactions with access to Fair Housing information and referrals. Educate city staff on how to
identify potential Fair Housing violations and make referrals to the Fair Housing Council of Oregon and
state and local enforcement agencies. Partner with and fund Fair Housing Council of Oregon to provide
periodic Fair Housing Audit Testing, customized outreach and education and other specialized services.

Scale of Impact — Small to Moderate.
Depends on the actions and existing and on-
going discrimination.

Accessible Design

Provide incentives in the development code to increase the number of units designed to meet Universal
Design, Lifelong Housing Certification, and other similar standards. This strategy could include pre-
approved plan sets (e.g. single-family detached and townhomes with barrier-free / universal design), within
the context of ADA and FHA rules.

Scale of Impact — Small to Moderate.
Improve housing accessibility for populations
that need special accommodations.

ECONorthwest
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Programs that Provide Financial Assistance

The following policies focus on ways in which the City and other community stakeholders can provide financial assistance to potential residents in order to increase housing
affordability and accessibility for multiple income groups.

Strategy Name ‘

Housing
Rehabilitation
Programs

Description

Cities often offer home rehabilitation programs, which provide loans to low- and moderate-income
households for rehabilitation projects such as making energy efficiency, code, and safety repairs. Some
programs provide funding to demolish and completely reconstruct substandard housing.

Newberg has a small rehabilitation program.

Scale of Impact

Scale of Impact - Small. Limited fund
availability means that relatively few
households will be able to access housing
rehabilitation funds.

Weatherization
Funds through
Community Action
Agencies

Use weatherization funds administered by statewide network of Community Action Agencies to preserve
aging housing stock occupied by income-qualified residents. The City could play an active role in supporting
this program by providing informational/promotional assistance to residents.

Newberg has a small weatherization program for manufactured housing.

Scale of Impact — Low to Moderate. Depends
on availability of funding.

Employer-Assisted
Housing

Employer-assisted housing (EAH) can be provided directly to the individual employee in the form of
mortgage subsidies, down-payment assistance, relocation payments and the like or the city can help to
increase the supply of housing by requiring or encouraging employers to participate in the development of
additional housing units through such actions as the provision of land, construction financing or
purchase/lease guarantees, and down-payment assistance.

Newberg has an ongoing partnership with the Newberg Workforce Housing Consortium that is made up of
businesses and government entities that look for housing solutions.

Scale of Impact — Small to Moderate. The
scale of the impact of EAH programs will
depend on the size of the employer, eligibility
criteria, and the type of assistance offered. If
one or more large employers offers an EAH
program with substantial assistance that
provides enough assistance to make housing in
the city affordable for low- and moderate-
income households, then an EAH program can
have a sizeable impact.
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